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TO:   Board of Supervisors 
 
FROM:  Planning Department - Fred Yeager 
 
DATE:  September 12, 2003 
 
SUBJECT:  Martis Valley Community Plan 
_______________________________________________________________________ 
 
Summary: The Board of Supervisors held its first public hearing on the proposed Martis Valley 
Community Plan on July 21, 2003. Following staff's presentation and public comment, the Board 
discussed several issues and directed staff to report back with additional information relative to 
those issues. The Board then scheduled a second hearing for September 22, 2003 at Tahoe, and a 
third hearing to consider adoption of the Plan for October 21, 2003, also at Tahoe. This memo 
presents additional information on selected topics for the Board's consideration. 
 
Issues: The issues to be discussed include affordable housing, water quality, 
transportation/circulation, transit, trails, open space conservation and implementation, and golf 
courses.  
 
A. Affordable/Employee Housing. 
 
The need for employee, workforce and affordable housing is acute in the Tahoe/Sierra region. 
Few other issues are as often discussed or have the same level of concern in the region.  The 
Town of Truckee, TRPA, and Placer County have recognized this need and are attempting to 
increase the supply of such housing with varying levels of success. In Placer County the issue 
has been addressed in the County's newly adopted and certified General Plan Housing Element. 
The General Plan calls for the creation of new employee housing with each new development 
project undertaken in the Tahoe/Sierra region. A draft implementing ordinance (Attachment 1) 
has been prepared and is being discussed at workshops held in the Tahoe area. The Martis Valley 
Community Plan proposes the adoption of the same policy relative to employee housing and 
additional policies to encourage and preserve opportunities for lower cost housing. (MVCP, 
policy  3.A.4. page 32, policy 3.A.6. page 33, 3.A.7. and 3.A.8.) and then goes further to address 
opportunities within the Martis Valley area. (MVCP, 1.4, page 43, 3.1 page 52)                            
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New development projects are now being proposed within the Martis Valley with or without a 
new Martis Valley Plan. Each of these projects is expected to address the employee housing 
issue either on a project by project basis or under the provisions of a new employee housing 
ordinance, that would be applicable to the entire Tahoe/Sierra Region of Placer County when 
adopted.  
 
The most recent draft of the proposed ordinance, which is still under review and is not being 
proposed as a part of the MVCP, but rather as a separate action because of its broader 
application, contains provisions which address the workforce housing problem in the region. 
Although the ordinance is not ready to present to the Board, the key provisions in the draft are as 
follows: 
  
Purpose and intent. "....Public housing programs and housing subsidy programs can meet only a 
small portion of the need for low and moderate income housing. Much of the housing need in the 
region is generated from tourist-based industries, which do not provide a wage that is sufficient 
to cover the cost of market rate housing. This program is designed to promote a full range of 
housing choices, to require construction and continued existence of affordable workforce 
housing, to provide for a program of incentives and local public subsidy, and to implement the 
Housing Element of the County's General Plan..."   
 
In order to address this shortfall the key requirement under the ordinance is found in section 
15.90.030 "Minimum workforce housing requirements" as follows: 
 
"The minimum workforce housing requirements shall be determined according to the following 
formulas: 
 

Number of employees generated by the proposed development (as determined by using 
the applicable factor in Table 1) multiplied by fifty percent (50%) equals the minimum 
number of employees required to be provided with workforce housing."  
 
 

Table 1 
2.00 employees per 1,000 square feet commercial service 
2.00 employees per 1,000 square feet commercial retail 
1.66 employees per 1,000 square feet industrial 
3.33 employees per 1,000 square feet office 
2.00 employees per 1,000 square feet recreation 
0.33 employees per transient lodging unit 
0.33 employees per time share unit 
0.33 employees per residential unit 
Independent calculation .......Outdoor recreation/resorts 
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The ordinance is intended to allow some flexibility in meeting the need for workforce housing; 
therefore independent calculations of the demand created by a new project are allowed. Such 
alternatives must be based on factual information about the specific project being considered. 
Similarly, flexibility in the type of housing provided to meet the need (dormitories, apartments, 
for-sale housing) is also provided in the ordinance. Other methods of addressing the housing 
need are also addressed, however are limited for larger projects. The options for projects of 100 
residential units or more, or projects that generate 50 employees or more, include construction of 
housing on or off-site. Smaller projects may dedicate land suitable for housing or pay a fee in-
lieu of any of the other methods. If a fee is the option chosen the fee would be increased by 50% 
over the basic number to account for inflation and other future increased costs to provide 
housing that is not built concurrently with the project. 
 
Again the ordinance is not being proposed to the Board at this time however the provisions of 
any ordinance that is ultimately adopted would apply to future Martis Valley projects. 
 
The Town of Truckee has discussed the need for affordable housing with Placer County on 
several occasions. Within the Town, new affordable housing projects have been built and others 
have been approved and not yet constructed. Most recently the Old Greenwood and Grey's 
Crossing projects were approved with a requirement to construct 128 affordable or moderate 
income units. The Town has suggested that Placer County has not done enough to provide for 
workforce housing in the region. 
  
In addition to the language discussed above the proposed Martis Valley Community Plan 
includes land use designations that can accommodate sufficient densities to allow for affordable 
housing development independent of other development or on the same site. In the case of 
Northstar, the land use diagram proposes to add high-density residential areas to provide as 
many as 270 employee/affordable housing units. (The Sawmill Heights project, approved by the 
County and now under appeal, provides 96 such units.) The land for the additional 174 units is 
currently in a Timberland Production Zone (TPZ) and the staff has recommended that it be 
changed to Residential-Multi-family. This process normally takes 10 years to become effective 
based on state law, however with a 4/5ths vote of the BOS and the approval of the State Board of 
Forestry, the rezoning could become effective immediately, thus making the land available 
sooner for employee and/or affordable housing. 
 
A.  Recommendation:  Staff recommends that the Board endorse the affordable housing 
provisions of the Plan as recommended by the Planning Commission. 
 
B. Water Quality - Martis Lake, Martis Creek, tributaries. 
 
Placer County, the Lahontan Water Quality Control Board, the Corps of Engineers (which 
operates Martis Lake), the State Department of Fish and Game, the public, developers selling 
homes near pure mountain streams, and fly fishers, all have an interest in maintaining the highest 
possible water quality in Martis Lake and Creek as well as its tributaries throughout the Martis 
Valley. Development practices and current regulations address erosion control, potential 
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sedimentation and run-off, and related water quality issues. In recognition of this concern the 
Martis Valley Community Plan discusses the issue and establishes strict standards on new 
development in addition to the existing regulations. (MVCP, pages 114-116, Goal 9.D., policies 
9.D.1. - 9.D.10; Pages 118-119 Goal 9.G., policies 9.G.1., 9.G.6.)      
 
The land use diagram further addresses the issue with established open space corridors along all 
creeks, streams, and tributaries. 
 
Throughout the preparation of the draft Plan concerns have been presented about the effects of 
existing and future development on the quality of the surface water in the valley. Martis Lake 
has  
periodically experienced degraded conditions which have been noticeable to those who use the 
area and some have stated that the cause is the upstream development. It has been requested that  
the County undertake a valley wide water quality monitoring program to better identify the 
effects of upstream development and to address cumulative impacts on water quality. 
  
Water quality monitoring has been undertaken in the valley for several years. The results were 
analyzed as a part of the MVCP and subsequently additional monitoring results have been 
presented to the County.  
 
This information regarding current water quality conditions in Martis Valley has been provided 
in the Final EIR and includes the Cumulative Water Quality Analysis Report for Lahontan 
Development (1996-2002) (Huffman & Carpenter, Inc., 2003), water quality monitoring data 
from Northstar-at-Tahoe as part of its compliance with its Waste Discharge Requirements from 
the Lahontan Regional Water Quality Control Board (RWQCB) (Board Order No. 6-93-89, 
WDID No. 6A319306003) and Annual Water Quality Reports for Martis Creek Lake prepared 
by the U.S. Army Corps of Engineers.  Water quality sampling data from the reports associated 
with Northstar-at-Tahoe and the Lahontan community has been routinely submitted to the 
Lahontan Regional Water Quality Control Board.   This information specifically demonstrates 
that development designed with proper water quality controls (e.g., Lahontan community) can 
maintain existing surface water quality conditions (The Cumulative Water Quality Analysis 
Report for Lahontan Development 1996-2002 [Huffman & Carpenter, Inc., 2003] and errata 
provided to the County in July 2003 has shown no statistically significant change in surface 
water quality conditions associated with Martis Creek from the development of the Lahontan 
community.)  
 
Several commentors also identified specific concerns associated with the transport of potential 
groundwater pollution from development to surface water features as a result of storm drainage 
water quality features (e.g., infiltration basins) as well as from chemical and fertilizer use 
(especially in regards to golf courses).  Mitigation measure MM 4.7.2c in the Final EIR 
specifically requires the implementation of chemical application management plans or a similar 
plan to ensure golf course design and operation does not result in surface and groundwater 
contamination.  In addition, this mitigation measure requires monitoring of surface and 
groundwater conditions to ensure that no pollution is occurring.  Use of drainage features, such 
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as infiltration basins and overland flow of storm drainage through open space areas, provides for 
treatment of drainage through the filtering effect of vegetation and materials in the soil.  This 
conclusion regarding groundwater is supported by the “Cumulative Water Quality Analysis 
Report for Lahontan Development (1996-2002)” as well as by the Fresno Nationwide Urban 
Runoff Project (NURP) (1984) and the August 1998 Fresno-Clovis Storm Water Quality 
Monitoring Program Technical Memorandum.  The City of Fresno drainage system consists of a 
series of retention basins for stormwater disposal and groundwater recharge in an urban setting.  
 The Fresno project was one of 28 projects nationwide initiated by the U.S. Environmental 
Protection Agency in 1978. Fresno was chosen because the receiving water for urban runoff is 
the groundwater, and the Fresno system could demonstrate the effectiveness of total retention 
and recharge of urban storm runoff.  The NURP found no adverse impacts on the groundwater 
resulting from recharge of urban runoff. Of the metals and organic compounds tested, 
concentrations in the soil water and groundwater underlying the five basins tested (two of which  
had been in operation for more than 20 years) were well within the drinking water standards 
established by the Safe Drinking Water Act.  Metals and organic compounds associated with the  
stormwater were lost within the first few feet of the soil of the basins. In addition, the California 
Storm Water Best Management Practice Handbook (Municipal) prepared by the Stormwater 
Quality Task Force identifies that infiltration systems for stormwater disposal (as proposed by 
the project) are effective in controlling storm water quality and have been successfully operated 
in communities for over two decades (Stormwater Quality Task Force, 1993).  
 
Additional comments have been submitted (see Exhibit 3) relative to this issue and those have 
been analyzed by the County's EIR consultants in the attached memo dated 9/10/03. 
 
In regards to Martis Reservoir, the U.S. Army Corps of Engineers, which operates the Martis 
Creek Reservoir, prepares annual water reports on the status of Martis Creek Reservoir’s 
condition.  The annual water quality reports from 1999 to 2002 have identified that excessive 
nutrients are not present in the reservoir that would cause undesirable phytoplankton blooms and 
that there is not an excess of oxygen demanding substances in the inflows (U.S. Army Corps of 
Engineers, 1999-2002).  These reports also address water quality and fishery issues associated 
with dissolved heavy metals, mercury levels and MTBE. It should be noted that the U.S. Army 
Corps of Engineers are currently operating Martis Creek Reservoir at low levels near the base of 
the dam because of dam seepage issues.  The cause of the degradation of the Martis Reservoir 
may be the result of the U.S. Army Corps of Engineers maintenance of low water levels and 
subsequent warming of the water which in turn fosters the growth of algae, and more specifically 
the presence of blue-green algae as discussed in the attached Exhibit 2.  
 
B. Recommendation: 
 
The staff recommends that the Board of Supervisors adopt the Plan policies and implementation 
programs related to water quality as recommended, and provide any additional direction that 
may be desirable. 
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C. Transportation/Circulation 
 
Issues related to the future circulation system within the Martis Valley that have received 
considerable discussion in the hearing process include the need for four lanes on SR267, regional 
traffic improvements, future and past coordination with Truckee, and the proposed Big 
Springs/Highlands Dr. connection within Northstar.  These issues were discussed and debated 
during development of the Community Plan and therefore, the Transportation Section of the 
Community Plan and the supporting Environmental Impact Report have focused on these issues: 
 
State Route 267 – Four Lane widening 
 
Two major issues regarding the widening of SR 267 to four lanes have been discussed. These 
include when the widening would be necessary and what land use changes would be needed to 
alleviate the need to widen SR 267 to four lanes.  The widening of SR 267 to four lanes will not 
be needed for many years- most likely well beyond twenty years.  This is contrary to the  
impression of some.  To eliminate the need for four lanes during the life of the plan, 
approximately 1,700 units would have to be eliminated from the Waddle Ranch, SPI and 
Northstar areas.  The Planning Department has been provided with various land use scenarios  
that accomplish this reduction.  These reductions are not considered feasible by the affected 
landowners.  It should be noted that even with these reductions, State Route 267 would require 
four lanes within a few years after buildout of the plan due to growth in through traffic. 
 
Town of Truckee – Cross Jurisdictional Traffic Impacts 
 
The Department of Public Works and the Town of Truckee are currently in the process of 
analyzing cross-jurisdictional traffic impacts due to development in both jurisdictions.  Public 
Works staff is committed to working with the Town of Truckee on traffic impact issues.  This 
matter will return to the Board in the future.  In the past, both the Gooseneck Ranch (now 
Lahontan) and Village at Squaw Valley projects were identified to have impacts within the Town 
of Truckee.   There is a condition of approval for Gooseneck Ranch for the County to consider 
entering into an agreement with the Town for the use of County traffic mitigation fees in the 
Town.  There is an existing agreement between the two jurisdictions and Town and County staff 
are in discussion on the transfer of County mitigation fees to an appropriate Town project.  As 
part of the conditions of approval for The Village at Squaw Valley (Intrawest), the applicant is 
conditioned to provide their fair share contribution to traffic signals at the Interstate 80 and State 
Route 89 South ramps.  This project is progressing and the County anticipates a request for these 
funds in the future.   
 
Internal Circulation within the Martis Valley 
 
The initial roadway network proposed by the Department of Public Works had four through 
connections as part of the plan- two connections north to the Palisades area, an extension of 
Schaffer Mill Road to Big Springs Drive and connection of Big Springs Drive into the Highlands 
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development area of Northstar.  The Department felt these were necessary to have an adequate 
internal circulation system while reducing the burden on State Route 267 for travel within the 
valley.  
 
As part of the Community Plan process and in response to input from the public, property 
owners and officials, the Department of Public Works has worked to shape a transportation plan 
that balances the competing interests of the environment, traffic circulation, and community 
desires. As a consequence Public Works is recommending full vehicular connections at only one 
of these four initial locations. The two connections to the north are now being proposed as 
emergency access, pedestrian and bicycle connections only.  The Schaffer Mill Road/Big 
Springs Drive connection is proposed for emergency access, pedestrian, bicycle access as well as 
a transit corridor.  The need for keeping the Schaffer Mill Road as a transit corridor is discussed 
in greater detail in the Transit Section of this report.  The Big Springs connection to the proposed 
Highlands Development is still being recommended as a part of the Plan.  Without this 
secondary access, there would be only a single three-mile roadway access to serve 1,450 
dwelling units and a 250-room hotel.  The circulation pattern within the Northstar area will be 
more efficient with two access roads into the Highlands project.   
 
Regional Traffic Impacts   
 
There have been many comments made regarding the increased traffic in the Tahoe Basin. 
Development with the Martis Valley Community Plan area will increase the traffic in the basin.  
At buildout of the Plan, 27% of the traffic on State Route 267 coming into the Basin and 18% of 
the traffic on State Route 28 in Kings Beach will be due to the development in Martis Valley.  
Currently, some non-signalized intersections within the basin operate at level of service F on 
several days of the year and development of the community plan will cause increased delays at 
those intersections.  However, the signalized intersection at State Route 267 and State Route 28 
will require minor improvements, at buildout, to achieve an acceptable level of service.  The 
roadways within the basin in the study area are projected to operate at acceptable levels of 
service at buildout.       
 
C. Recommendation: 
 
It is recommended that the Board of Supervisors adopt the Plan with the roadway system as 
approved by the Planning Commission. 
 
D. Transit 
 
The Transit Goal in the proposed  MVCP is “To promote a safe and efficient mass transit 
system, to reduce congestion, improve the environment, and promote viable non-automotive 
means of transportation to and within the Martis Valley”.   To that end, the proposed  MVCP 
identifies an improved transit system for the area that consists of 1) Service between Kings 
Beach and Truckee on the Hwy 267 Corridor and 2) A local circulator route that connects to the 
Hwy 267 route.  Funding to implement this new service is a critical aspect that needs to be 
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considered.  The proposed MVCP recommends the formation of a County Service Area (CSA) to 
fund operating costs of a transit operation serving the Plan area.  Discussions with County 
Counsel indicate that the CSA concept is viable and staff will be working to develop language 
for the Plan in this regard.  To more specifically define the level of transit service and costs, the 
MVCP calls for the Department of Public Works to undertake a transit study.  In order to make 
the local route more efficient, the proposed Plan requires Schaffer Mill Road  be extended to 
connect to Northstar via Big Springs Drive as a transit access corridor. 
 
The TNT/TMA has questioned the timing of preparing the transit study after the adoption of the 
proposed  MVCP and EIR.  The TNT/TMA contends that the transit study should occur in 
conjunction with the MVCP so that the costs and feasibility can be assessed.  The staff response 
to this is that a Community Plan is necessarily general in nature and it is not unusual to have the 
details of implementation deferred to a future study. 
 
The Siller Ranch project has requested that the plan be modified to restrict access by transit 
vehicles on the extension of Shaffer Mill Road to Northstar.  They have taken the position that 
this transit connection should only be used in special and emergency situations and not as a part 
of regular service.  The proposed Plan includes this transit route because without this connection  
the transit service would be much less efficient, would result in less transit rider-ship, and would 
increase traffic on Hwy 267. 
 
D.  Recommendation: 
 
The staff recommends that the Board of Supervisors adopt the transit provisions of the MVCP as 
proposed. 
 
E. Trails 
 
The proposed MVCP includes a detailed trail system as depicted on the Recreation and Trails 
diagram. The questions that have arisen relate to the location of the Western States Trail in 
relation to the Plan area,  specific language proposed in the Plan related to gated communities 
and alternative trail alignments, and the designation of Schaffer Mill Road as an emergency 
access road as well as a pedestrian and bicycle trail. These issues are addressed below. 
 
The Western States Trail is located outside of the Martis Valley Plan area and is on Tahoe 
National Forest Land.  
 
Policy 7.E.4., page 103 in the proposed MVCP is as follows: 
 
"The County shall require the proponents of new development (as much as legally possible) to 
dedicate rights-of-way and/or actually construct segments of the countywide trail system 
pursuant to the Martis Valley Trail Plan." 
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"In the case of gated subdivisions, if a trail is identified on the community plan as crossing a 
portion of a proposed subdivision, it is the Park' Division's policy to obtain connectivity around 
the perimeter of the gated subdivision.  Locating public trails within gated subdivisions may be 
contrary to the perceived security achieved by gating the subdivision.  In such cases, granting 
public trail easements around the gated community will not be enough to satisfy the requirement 
for trail development in the context of the desires of the gated subdivision.  In such cases, it will 
be necessary for the developer to physically construct such trails so the end result, trail usage 
and subdivision security, are achieved through design." 
 
"Since the "gated subdivision" determination is not made until the conditioning phase of a 
project, the Recreation and Trails Exhibit Map may include trails in locations that could be 
relocated if the "gated community" status is approved.  The Parks Division staff will evaluate 
each trail scenario in the conditioning phase of the project.  Decisions concerning trail locations 
will be based on this policy and the merits of the proposed trail locations." 
 
Comments on the Plan have questioned this language in that it would permit the routing of a trail 
around rather than through certain properties. Facility Services supports the policy statement due 
to the desire to provide both security for the subdivision and a quality trail experience for 
recreational trail users.  After the subdivisions are constructed, the trail locations identified in the 
community plan can become less desirable due to the proximity of houses and road crossings to  
the trail location.  By running the trail around the perimeter of the subdivision through open 
space corridors, a better recreational trail experience can frequently be achieved.  For example, 
in the Siller Ranch proposed project, the trail would have to cross approximately 9 roads to 
comply with the current plan while the proposed perimeter trail crosses only one road when 
rerouted around the perimeter of the subdivision in conformance with the draft plan policy. 
 
The circulation diagram depicts Shaffer Mill Road as an emergency access, transit, and bicycle 
and pedestrian route. (See circulation diagram, and 1st   and 4th paragraphs page 73, 1st paragraph 
page 74).  The landowner has requested that the Plan be modified to eliminate that specific 
requirement and to address future pedestrian and bicycle trails as discussed in policy 7.E.4.  
 
E. Recommendation: 
 
The staff recommends adoption of the trail plan and policies as proposed, clarifying the language 
in the Transportation/Circulation section to address the provision of road adjacent trails and 
distinguish those from cross country recreational trails that are addressed differently in Policy 
7.E.4. 
 
F. Golf Courses 
 
The Board of Supervisors has asked for additional information on the potential for additional 
golf course development in the valley, with the possibility of establishing a limit on such 
development within the MVCP. 
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Current development of the Martis Valley includes golf courses at Northstar (18 holes), 
Lahontan (27 holes), and Ponderosa  (9 holes located in the Town of Truckee). Proposed 
development includes new courses with the Hopkin's Ranch (18 holes) and Siller Ranch (27 
holes) projects. Typical issues with golf course development include conversion of natural open 
space to turf, water usage, grading, and the quality of water runoff.  The newest course in Martis 
Valley, Lahontan, was required to strictly regulate the application of chemicals and to monitor 
the run off. The results of that monitoring have found no significant negative water quality 
impacts resulting from the golf course operations (see Water Quality discussion). Any new golf 
course development will result in substantial changes in the vegetation on a site and, depending 
on the design, potentially significant grading.  Water quality runoff issues are addressed through 
the  
preparation and implementation (including mandatory monitoring) of a Chemical Application 
Management Plan (CHAMP) that has proven to be effective. 
 
F. Recommendation: 
 
The staff recommends the adoption of the proposed Plan as presented by the Planning 
Commission with recognition of the need to rely on the Community Plan water quality 
protection and monitoring policies as well as specific project review and conditioning practices 
to ensure that future development does not create adverse water quality impacts.  
 
G. Open Space Implementation 
 
At full build-out the proposed Plan preserves as much as 85% of the land area as open space. All 
of the open meadow visible from SR267 is to be protected from development of structures or 
uses that adversely affect the scenic and open space character of the area. Substantial open space 
areas are set aside along stream corridors. Despite these requirements in the Plan, a substantial 
amount of new development is likely to occur. As such development occurs, existing open space 
and habitat will be impacted. In some cases, the development can occur in areas not currently 
adjoining other development, thus fragmenting existing large habitat areas. 
 
The proposed MVCP addresses the conservation of large open space areas and adopts policies to 
guide development and conservation efforts. (MVCP, policy 1.A.6., page 15, policy 9.G.1., page 
119, policies 9.G. 8. and 9.G.9., page 120 and implementation programs 2 and 3, page 122.)   
The Plan calls for the preparation of a Habitat Conservation Plan for the area consistent with on-
going efforts elsewhere in the County.  Implementation program 3, page 122  states that new 
development should mitigate for the loss of open space.  The staff has prepared an interim policy 
to address this issue until such time as the County considers the open space conversion 
ordinance. The adoption of such a policy would guide the review and conditioning of new 
development until a more comprehensive ordinance or program replaces it. (See Exhibit 4) 
 
G. Recommendation: 
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The staff recommends that the Board of Supervisors adopt the open space provision of the Plan 
as presented. 
 
 
Conclusion: 
 
The above information is provided for the Board's review and consideration.  Any direction 
provided will be implemented by changes being made to the proposed MVCP and brought back 
to the Board for consideration on October 21, 2003. 
 
Sincerely, 
 
 
 
 
Fred Yeager 
Planning Director 
 
Exhibits: 
 1. Draft employee housing ordinance 
 2. PMC - 9-10-03 - Response to Water Quality Issues 
 3.  Correspondence re: Water Quality Issues 
 4.  Draft Open Space Mitigation Program 
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